The grey area exists in all countries of the world. It is visible in various areas of activity, which means that it is widespread. It is a sign of the weak state institutional structures and overregulation of the economy. Traces of it are also visible on the real estate market. This paper argues that the size of the shadow economy in the real estate market is significantly undervalued. For this purpose, areas of its occurrence which had not been included in previous estimates were indicated, prepared by the Central Statistical Office and the Gdansk Institute for Market Economics. Two ways of tracking the grey zone were used: press reports and case studies.
Introduction
The grey area occurs in different areas of human activity, revealing itself with an uneven force. We argue that the real estate market is particularly predisposed to its development. The aim of this study is to present the available estimates of the size of the grey economy in the real estate market and indicate the causes of its relatively high proportions. We argue that the exposed size of the informal zone in the real estate market is undervalued.
Conceptual scope of the grey area
The common meaning of the term "grey zone" refers to activities which, for various reasons, elude official statistics. 1 The PWN Dictionary of Economics defines the grey zone as illegal economic activity not reported within the country's tax and social security systems in force, and not subject to other requirements of public authorities (SŁOWNIK EKONOMII 2008, p. 469) .
Both the definition of the grey area and its scope remain debatable. It is emphasized that there is no single definition, which depends on the purpose of the research and on the adopted methods of estimation. The problems with the definition are evidenced by the multitude of terms used to define this phenomenon, such as: informal economy, shadow economy, grey economy, parallel economy, unofficial economy, illegal, unrecorded economy, non-observed economy, second circuit economy, clandestine economy, underground economy, cash economy, or moonlighting (ŁAPIŃSKI et al. 2015) . The term takes on a different look, different shades of grey as defined by B. Mika (MIKA 2010, p. 211) .
The grey area has been included in national accounts. According to the convention adopted in the European system of national and regional accounts (MIKA 2010, p. 211 ) (the so-called ESA 2010 -European System of Accounts) the informal economy, named the unobserved economy in this document (p. 11.26 of the Ordinance), includes three types of activities:
www.degruyter.com/view/j/remav vol. 24, no. 3, 2016 the official economy, and unstable tax legislation along with a complicated tax system (BEDNARSKI et al. 2008, pp. 35-36; GÓRKA 2011, pp. 55-56 ; WĄSOWSKI www.twoja-firma.pl/wiadomość/16807188). SOTO 1991 p. 10 ). H. de Soto, creating a study of the Peruvian informal economy, stated that "... the limits of informality are determined not so much by the characteristics of economic activities, but their institutional framework" (DE SOTO 1991 p. 24) .
"The informal economy is a spontaneous and creative response of people to the state's inability to meet the basic needs of the impoverished masses" (DE
To sum up, the grey economy is developing in the overregulated economy, in which laws are complicated and inconsistent, which contributes to high transaction costs and, additionally, there is social acceptance to evade the law and the lack of appropriate standards of ethical conduct. In countries where manifestation of disobedience is high and accompanied by social acceptance of tax evasion, and low tax morality is seen as a sign of resourcefulness, the grey area will be larger.
The real estate market as a potential area for the occurrence of the grey zone
We argue that the real estate market is very susceptible to the effects of the grey economy. Some authors consider this susceptibility to be a specific feature of this market (BRYX 2006, p. 49) . The emergence of a grey area in the real estate market is fostered by:
-A great deal of public intervention. The government and local authorities affect the real estate market by imposing a legislative framework: actions through the spatial development policy, regulations on the flow of foreign capital, rent controls or property taxes, tax reliefs, subsidies for the acquisition of property, protection of agricultural land and forests, protection of monuments, or even by the number of the issued building permits. These regulations determine the availability of land for a particular function, rental rates, operating expenses, the size and cost of implemented repairs and modernization, as well as adaptation, affecting the demand and supply side (i.e., rent control in housing may increase the demand for dwellings, reducing the interest of private capital to build apartments for rental). The public sector (government and local authorities) indirectly affect the behavior of market participants through instruments such as taxation, regional policy, rent policy or the preservation of historic monuments. -The ease with which real estate can be taxed, which is due to its permanent location, making it possible to identify the owner and easily enforce debts and obligations imposed on the property. This feature, combined with high capital intensity, means that the fiscal burden is substantial. -High market imperfection also caused by its poor transparency, a relatively small number of transactions, and low liquidity of real estate. The share of private transactions in the real estate market is significant, and their course and prices are usually secret. The informal nature of the information and confidentiality of transactions, make gathering information about this market difficult and expensive. -Strong informal limitations in the functioning of the real estate market. They reflect deeplyrooted social attitudes, e.g. respect for ownership and attachment to it, social behavior norms, and the rules of doing business, based on tradition and practice. These restrictions produce transaction costs which are only partially measurable, e.g., agency fees, state imposed fees, notary fees, and valuation costs. Most of these costs are difficult to measure, e.g. the cost of obtaining information on the real estate market, the delay in concluding notarial acts (resulting, e.g. from the right of first refusal or permission to purchase real estate by foreigners), the cost of local conflicts hindering the commencement of work or halting construction, costs resulting from the restrictions of excessive historic protection and the lobby of the Green Party [activities of environmental groups]. -The dominance of small entities. Among more than 218 thousand entities registered at the end of 2013 by the CSO in the "real estate services" as many as 214.5 thousand entities are classified in the category employing up to 9 people, only 73 employed 250 or more employees (KALKOWSKI 2015, p. 79 (BEDNARSKI 2013, p. 48) . To sum up, the strength of legal regulations in the real estate market, the highly developed fiscal function of real estate, the lack of market transparency, and the dominance of small businesses create good conditions for the formation and development of the shadow economy.
Activities forming an area of the shadow economy in the real estate market
The grey zone is identified with a world parallel to the official one, with space of a large volume and diversified composition (BEDNARSKI 2013, p. 53) . According to the European system of national and regional accounts, it comprises two main types of behavior: voluntary market transactions, which are unreported 4 , as well as unreported employment.
The real estate market demonstrates activities belonging to each of the above-mentioned groups. Typical activities in the informal sector are:
− Understatement of the property's purchase price disclosed in the notary deed. The transaction is accompanied by an informal additional payment. − Understatement of rental fees disclosed in the contract for the rental of commercial premises. − Overstatement of rental charges in order to generate costs related to business activities conducted in the same premises, which in turn lowers the basis of taxable income. − Rental of residential premises under a lending agreement, which means that the tenant officially pays only the cost of maintaining the property. The rent remains outside the reported income. − Collecting rental fees for residential dwellings without lease agreements. − Understatement of rental rates in the lease agreement. − Understatement or overstatement of the disclosed value of the property. − Collecting fees for the lease of land without concluding lease agreements. There is also the phenomenon of unreported work in the real estate market, e.g. in the area of providing real estate agency services. Registered operators also employ workers through so-called "junk" service contracts and sign employment contracts indicating lower wages than actually received by the employee.
All these actions are aimed at one thing: avoiding taxes, which is typical for the grey zone. Lower purchase prices and rental rates, and unreported rental fees increase income. Striving to understate the value of real estate makes it possible to achieve certain benefits, e.g. when dividing the property, or overstating the value to obtain higher insurance compensation. Hiring workers under "junk" contracts as well as reporting lower wages can reduce the burden of payments to be made to the Social Insurance Institution.
But the assortment of "sins" committed in the real estate market is much more extensive, for example:
− Deliberate avoidance of the planning fee. The planning fee, in accordance with the Law on Spatial Planning and Development is payable, if a new local development plan is adopted or changed and the value of the property increases, with its owner selling it within five years after the plan has entered into force. To avoid the planning fee, the amount of which can reach up to 30% of the difference in value (before and after the change) specified by the real estate valuer, market participants prolong the transaction: they conclude a notary promissory future sales agreement, collect a significant part of the agreed price, and sign the actual contract of sale after the required statutory period. − Unjustified financial benefits resulting from undue rights: There are tenants who live in communal flats (owned by the municipality, but also even in buildings owned by the Social Housing Association (TBS), who have the right to lease these premises. The lease right is not transferable. A tenant moves out of such a flat, but wants to make money on the lease right. The "old" tenant expects so-called "odstępne" from the "new" tenant. The "odstępne", is a "smartmoney" compensation for surrender of the lease right. This odstępne is higher in communal flats, because new tenants have the possibility to buy the dwelling with a discount, paying 10-15% of its market value for a flat. It is also possible to buy a flat from the TBS. − Activities classified in the grey zone in the real estate market are hidden in the form of undisclosed turnover and unregistered employment in other sectors of the economy, e.g. warehousing and supporting activities for transportation, as well as activities related to accommodation and catering services. Both warehouses and hotels are properties, forming important real estate sub-markets: the market of warehouse property and the market of hotel spaces. − The above activities, creating a grey area in the real estate market (Section 3), suggest that the majority of the informal economy remains outside public statistics.
The real estate market as a segment of the informal economy in the light of research
The grey zone is identified with a world parallel to the official one, with space of a large volume and diversified composition (BEDNARSKI 2013, p. 53) . It is difficult to estimate its size (THOMAS 1999 pp. 381-389, TANZI 1999 . To estimate the informal economy one cannot use the traditional methods based on "hard" information because the activities are hidden and thus avoid direct registration. An attempt to measure the grey zone is like tracking down footprints (ŁAPIŃSKI et al. 2015, p. 17) .
Research on the informal economy sometimes reveals its structure showing the resultant added value as well as the estimate of employment in the individual sections. Disaggregation makes it possible to assess not only the place of the emergence and size of the grey economy but also its impact on economic recovery (ZARYCHTA 1993, p. 22) .
The purpose of this inquiry is an attempt to capture the real estate market as an area of occurrence of the grey zone. It is worth noting that literature focuses primarily on the results of studies, without presenting in detail the research methods used in these studies.
According to research of F. Schneider, covering five countries (Spain, Italy, Germany, Turkey, and Poland), property rental and occupational activity in this market was estimated at 8% of the total estimated zone. Undeclared work prevailed, with the share of hidden turnover being smaller. Other sectors create a much larger volume of the shadow zone: construction, industry and trade and repairs, together, generate almost 37% of the informal economy (SCHNEIDER 2009). In construction and industry, the grey zone consists mainly of unregistered workers. In the construction industry, it has taken on the form of a habit, especially when hiring subcontractors (SCHNEIDER 2009, p. 9 ). An important reason for the dominance of these sectors is also the large proportion of small transactions, paid cash-in-hand. On the other hand, the sectors: trade and repairs, hotels and restaurants, and transport and communication, which account for 20-25% of the grey zone, are dominated by hidden www.degruyter.com/view/j/remav vol. 24, no. 3, 2016 turnover (SCHNEIDER 2009, p. 9) . The share of the real estate market in the five countries surveyed has been presented in Table 1 . Source: Schneider (2009, pp.14-16).
The research cited by Górka revealed that value added in the informal economy is obtained primarily in trade and repairs (40-50%), industry (15-25%) and construction (7-10%). To a lesser extent, it is created by transport (4-5%), real estate services and business services, and other sections of economic activity. Similarly to F. Schneider's research, the above data suggest that the informal economy in the real estate market is relatively small; also, the structure of employment in the informal economy, demonstrated by the author, does not expose the real estate market. The dominant services include: construction and renovation, and construction and installation repairs (26-27%), garden and agriculture work (24-25%), renovation services (12-13%), trade (without repairs) 8-9%, overhaul and repairs of cars (6-7%), tailoring services (6-7%), transport services (5-6%), care of children and the elderly (4-5%) and private lessons (4%) (GÓRKA 2011 p. 63).
Different conclusions can be drawn from the analysis of the structure of the grey zone presented by K. Szawałek who analyzed the structure of the grey zone and estimated its share in the real estate market in 2002 at around 16% in turnover and slightly less than 16% in employment - Table 2 . In terms of turnover, a higher share was demonstrated in construction, trade, telecommunications, transport and industry. A higher share of undeclared employment took place in the construction, telecommunications, transport and trade sectors of the economy. The Central Statistical Office (Główny Urząd Statystyczny -GUS) also conducted research on the estimates of the share of the grey economy in GDP by sections -see Table 3 . In 2010, the share of the shadow economy in GDP in the section "Real estate services" was estimated at 1.0%. A higher share was recorded only in the following sections: trade and repair of motor vehicles, accommodation and catering (5.8%) and construction (2.4%). Between 2010 and 2013, the share of the shadow economy in the real estate market showed an increase from 1.0% to 1.4%.
The estimates of the shadow economy in light of various studies show similarities, but also differences. In all studies, the sector "Real estate services", identified with the real estate market, is an area characterized by the formation of the grey zone. It does not, however, assume a leading role in www.degruyter.com/view/j/remav vol. 24, no. 3, 2016 the shadow economy. Instead, the differences in the results concern its structure: F. Schneider's studies show that the sector is dominated by undeclared work, which significantly exceeds the concealed turnover, while Szawałek's research shows that the level of the shadow economy in both areas is comparable.
Table 3
Estimates of the size of the "grey economy" in GDP in [2009] [2010] [2011] [2012] [2013] We have argued that the grey area in the real estate market is undervalued. This was pointed by the Gdansk Institute for Market Economics for the first time, which corrected the GUS estimates for the whole economy, with activities which, according to the Institute, had not been taken into consideration by the GUS. In the real estate market, re-estimates covered property rental and the lease of land. Unfortunately, the Gdansk Institute for Market Economics, which rightly took into account property rental and the lease of land as an area of the creation of added value in the grey zone, did not provide the estimate results by sectors.
However, the enumeration of activities which create the shadow economy (see Section 3) still suggests that a significant part of the activities of informal economy have not been taken into account in the estimates of the Institute either.
Tracking down footprints...
Research of the grey area is certainly very difficult. The most commonly used classification of methods of measurement can be divided into two categories of estimates: direct and indirect methods (METODOLOGIA BADAŃ SZAREJ … 2005 pp. 18-34; MIKA 2010, pp. 220-221) . The first category of methods makes it possible to enter the sectoral and product structure of the grey zone, the second is carried out at the level of national statistics in order to determine by how much higher GDP would be if the incomes were disclosed. The direct methods also employ surveys and fiscal control.
Studies on the grey zone emphasize that "One should not underestimate such possible observations of the grey zone as provided by literature, film, media and personal relationships (e.g., diaries) . Therefore the substudies use the method of field research and case study" (METODOLOGIA BADAŃ SZAREJ … 2005 p. 22) .
In these considerations, we will use two ways of tracking the grey zone: press reports and case studies. They are not intended to estimate the size of the grey economy, their goal is to justify the accuracy of the thesis that the grey zone in the real estate market has been underestimated in statistics, by identifying the areas in which the zone occurs.
Tracking down footprints: Grey area in the real estate market in the light of press reports
Numerous traces of the grey zone can be found on the rental market. Most of them are on the housing market. This area of the grey economy is revealed in many countries throughout the world, it can be assumed that it is universal. The importance of rental income and property rights as an area of evading tax law in the United States has been indicated by J. Stiglitz, who claims that about 60% of this revenue is not reported. In 1992, the undisclosed income was estimated at about $ 22.2 billion, and losses due to unpaid taxes reached $ 4.2 billion (STIGLITZ 2004, pp. 854-855) . It is estimated that, in Spain, more than half of the property owners do not pay taxes on lease. The Spanish union of tax inspectors, "... estimates that e owners earn about 2. The housing rental market reveals that a way to reduce the informal economy is to reform the tax system: in 2010, the introduction of a single flat-rate tax of 8.5% on revenue, increased the number of taxpayers; in 2007, almost 134 thousand taxpayers took advantage of a flat-rate tax 8 , and after the reform of 2013, about 385 thousand people (www.ekonomia.rp.pl/artykul/1111711.html, 22 May 2014) .
Press reports also draw attention to the existence of the grey economy in tourism (GRUSZYŃSKA 2014 (BIELECKI 2012) .
"It is estimated that in Zakopane, some 30 to 50% of the beds do not officially exist. This is the conclusion reached from the difference between the number of tourists coming here and registered beds" (BIELECKI 2012) .
The real estate market also turned out to be a grateful place for the unregistered work performed by people who have set up, for example "Property Management" or "Property Valuation" registered businesses, but in fact undertake activities in the area of a real estate agency, without paying taxes on the resulting commission. There are also "freelancers" on this market, who do business without any registration, hiding the entire income. These activities are certainly fostered by the deregulation of two professions in the real estate market: real estate agents and real estate managers. Today, you do not need to have any preparation, any confirmation of having the necessary knowledge, or any commitment to comply with the code of professional ethics, to enter the market for "a couple of shots."
There are also more sophisticated sources of achieving illegal, untaxed income in this market. One of them is collecting the so-called odstępne "smart-money", compensation for surrender of lease. How widespread this phenomenon is, is evidenced by the number of press announcements. On two websites alone (mieszkanie.mitula.com.pl; olx.pl/oferta), on 28 December 2015, there were 56 ads. They concerned not only apartments but also commercial premises, for a pastry shop, a restaurant or office function. These were mainly premises in private buildings, but the ads involved also communal (municipality) apartments, and those owned by the Social Housing Association (TBS). 9 The ads were submitted directly by the owners, current tenants but also by real estate agents. Many of these announcements concerned unfurnished premises, intended for repair. In addition to ads such as "I want to give away a flat for the odstępne", they frequently used the phrase "I want to sell a flat for odstępne", which can be misleading to potential buyers. 10 The expected amount of the odstępne varied widely, ranging from 16.5 thousand to 100 thousand zlotys. In practice, the amount depends on the standard of the premises and the amount of rent you pay (the lower the rent, the higher the amount of the odstępne), but also on the form of possession. It was higher for communal flats which could be bought with high discounts. Bogus residence registrations, the fictitious exchange of flats and money by the tens of thousands transferred without any invoices -for many market participants, this is the way of obtaining an apartment for half its value.
Case studies
The prevalence of the odstępne phenomenon on the real estate market encouraged us to examine several cases.
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Case No. 1 -Acquisition of lease rights with so-called residence registration for an indefinite period in private multi-apartment property Mr. X, in order to acquire the lease right to a tenement house, not only had to pay the owner a onetime deposit of a 6-month's rent, but also a one-time payment in the form of odstępne. In the present case, for the 26 square meter dwelling in the centre of a big city, the amount was 20 thousand zlotys. This amount was not reported. The official reason for its collection is the return of expenditures incurred by the owner for repairs. This justification is not appropriate, since it was not the ownership right which was traded here, but the lease right. The tenant should not be charged for the repair, since a higher technical and utility standard is reflected by a higher rent.
Case No. 2 -Acquisition of lease rights with so-called residence registration for an indefinite period in communal (municipality) multi-apartment property Ms. Y, in order to acquire the right to lease property belonging to the municipality, had to pay, in addition to the deposit, odstępne to the tenant who was leaving the apartment. In the case of municipal property, the odstępne was 50% higher than in a private house; it was, in fact, approximately 30 thousand zlotys. She agreed, because the right to lease enables her to buy the premises from the municipality with a very large discount of up to 80-90% of the value of the property. This means that the tenant may become the owner of the property, paying 10-20% of its value.
Case No. 3 -Acquisition of lease rights to a 50 sq. m dwelling in a new building owned by the TBS. A person who has entered into an agreement with the association regarding participation in the costs of the construction of the apartment gives up waiting for the conclusion of the lease agreement and waives his/her place to Ms. Z. The location in the greenbelt, the technical condition and the standard of use of the building and dwelling convinced Mrs. Z to pay as much as 100 thousand for the odstępne.
Summary
Grey economy is widespread, which means that it occurs in all areas of human activity. The characteristics of property and the real estate market mean that the market turns out to be very susceptible to the formation of the shadow economy. Susceptibility to activities in the area of the informal economy is even considered to be a feature of this market. In the light of press reports and a "sneak peek" at the behaviors of market participants, it seems that the thesis put forward in this study, i.e. that the size of the grey economy in the real estate market in Poland is not properly estimated, is right. The Gdansk Institute for Market Economics has noticed that, in its estimates, the Central Statistical Office had not taken into account the untaxed income resulting from the rental of apartments and land lease. Hence, it would appear that the Institute's estimates also do not reflect all of the often occurring processes in the area of the grey zone (Section 4.1 to 4.2). In addition to commonly occurring sources making up the grey zone, the present research has made an attempt to trace the phenomenon of the odstępne.
